Lincolnia Planning District Study

Submission Form for
Comprehensive Plan Changes

To propose a change to the Lincolnia Planning District Comprehensive Plan within the Lincolnia
Community Business Center (CBC), complete this form detailing the proposal. See the map on page
4 of this form for the Lincolnia CBC boundary. A call for proposals in areas outside of the CBC will be
scheduled at a later date. Anyone may submit a proposed change. All submissions will be published
online for public review. Submissions will be accepted beginning March 19%", 2018 through April 30,
2018. Initial review of proposed changes will begin after the submission process closes in late April.
Detailed review of proposed changes for the Lincolnia CBC will occur as part of Phase |Il.

1. Proposal Type (choose one)

v [site Specific

Area-wide Topic/Policy (Lincolnia CBC)

2. Subject Property Information (for site specific proposals)
Identify general location, street address, or Tax Map parcels, if available.

a) General Location: Intersection of Edsall Rd. and Winter View Dr.

b) Street Address: 6295 Edsall Road, Alexandria, VA 22312

c) Tax Map Parcel Numbers:

For tools to find this information, visit the Department of Tax Administration website or the
Fairfax County Digital Map Viewer.

d) Identify total aggregate size of all subject parcels in acres or square feet: 34.17

For tools to find this information, visit the Department of Tax Administration website.

e) Do you own or represent the owner of the subject property?

v | Yes
I:I No

If you answer “no”, please describe your relationship to the subject property:

3. Proposed Amendment to Comprehensive Plan Recommendations

a) (Site-specific proposals) Describe the proposed change and how it would modify the
current Plan recommendations. For proposed land use changes, explain the character
and type of proposed development. The potential development could be described in

www.fairfaxcounty.gov/planning-zoning/lincolnia




Lincolnia Planning District Study

terms of land use floor area ratio (FAR) or dwelling units per acre. Building height or size
may also be used to convey scale. Additional information may be emailed to project
manager Michael Burton Michael.Burton@fairfaxcounty.gov.

(See attached sheet)

b) (Area-wide proposals) Describe the proposed change and why it should be addressed at
an area-wide level within the Lincolnia Planning District Comprehensive Plan.

-Mixed Use residential up to 30 DU/AC. or 2.0 FAR
-Selective retail up to 80,000 sf

c) (Site-specific and Area-wide proposals) Provide justification for the proposed
amendment. Describe how the proposal meets any of the following criteria and why the

proposal should be included. Check all that apply.

l Address emerging community concerns or changes in circumstance

Respond to actions by others, such as Federal, State, or adjacent jurisdictions

v Advance major policy objectives, such as promoting environmental protection,

fostering revitalization of designated areas, supporting economic development,
preserving open space, providing affordable housing, or balancing transportation
infrastructure and public facilities services with growth and development

\/ Better implement the Concept for Future Development

Reflect implementation of Comprehensive Plan guidance through zoning approvals

gﬁ Respond to or incorporate research derived from technical planning or transportation studies

Other

Explanation for (c). Additional information may be emailed to project manager

Michael Burton Michael.Burton@fairfaxcounty.gov

www.fairfaxcounty.gov/planning-zoning/lincolnia
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4, Contact Information
a) Name (required):

|Peter Rinek

b) Daytime Phone (required):

[703-442-7800 ext. 794

c) Street Address:
8180 Greensboro Drive, Suite 200, Tysons, VA 22102

d) Email:
Rinek@vika.com

EEE

Submit the completed form to staff by mail, email or in-persaon at a Lincolnia Planning
District Study task force meeting:
Fairfax County Department of Planning and Zoning, Planning Division
12055 Government Center Parkway, Suite 730
Fairfax, Virginia 22035-5500
Please contact project planner Michael Burton with questions: 703-324-1380,
TTY 711 (Virginia Relay) - Michael.Burton@fairfaxcounty.gov

www.fairfaxcounty.gov/planning-zoning/lincolnia
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LINCOLNIA
COMMUNITY
BUSINESS
CENTER

Lincolnia CBC
Boundary

Lincolnia Planning
District Boundary

Lincolnia CBC Size
168 parcels
169 acres

www.fairfaxcounty.gov/planning-zoning/lincolnia




Residential Land Use Categories

Categories expressed in dwelling units
per acre (du/ac)

Number of Units

.1-.2 du/ac (5-10 acre lots)

.2-.5 du/ac (2-5 acre lots)

.5-1 du/fac (1-2 acre lots)

1- 2 du/ac

2-3 du/ac

3-4 du/ac

4-5 du/ac

5-8 du/ac

8-12 du/fac

12-16 dufac

16-20 du/ac

30-40 du/ac

1,400

** If you are proposing residential denisities above 20 du/ac, you

must specify a range such as 20-30 du/ac or 30-40 du/ac.

Residential Units Types

Unit Type

Number of Units

Unit Size (sq.ft)

Total Square Feet

Singel Family Detached

Townhouse

Low-Rise Multifamily (1-4 stories)

Mid-Rise Multifamily (5-8 stories)

High-Rise Multifamily (9+ stories)

Total:

* See Attachments

Categories Percent of Total FAR Square Feet

Office/Hotel

Retail ~2% ~60,000-80,000

Institutional/Civic/Event

Private Recreation/Open Space

Industrial

Residential* ~098% ~1,200,000- 2,896,890
Total: 100% 2,976,890

*If residential is a component, please provide the approximate number and size of each
type of dwelling unit proposed in the chart above based on the approximate square

footage




Justification

This nomination involves one parcel that is 34.17 acres of land that is located along
Edsall Road at the boundary of Fairfax County and the City of Alexandria. The property is
currently split zoned Industrial I-3/1-5 and developed with a permitted Industrial use. There is
currently a major flood plain and RPA on the property and had both limits were revised and
approved is 2009. (Refer to the exhibit A attached)

The current Comprehensive Plan calls for the property to remain an industrial use with
specific language that reads: The 34-acre Plaza 500 tract on Edsall Road is planned for and
developed with light industrial and warehousing uses up to .50 FAR. When you look at the
adjacent industrial property next door in the City of Alexandria that may make sense, although
when you look at the approved City of Alexandria small area plan, specifically the Van Dorn
Innovation District, it does not and the comprehensive plan should be compatible. (Refer to the
Exhibit B). The property is also within ¥ mile of the Van Dorn metro.

Land Use: Van Dorn Innovation District

1) New development in this area includes mix uses-multi-family, townhouses,
commercial/office/institutional w/ground floor retail & PWR uses up to 7 stories.

2) Uses will be integrated vertically within one building, or horizontally, in adjacent
buildings.

3) Alimited number of townhouse will be permitted in this neighborhood.

4) More than half of ground floor spaces will incorporate PWR & retail uses. Where
PWR/retail uses are not present, a minimum floor-to-ceiling height of 15’-18" is
required.

South Pickett Street is the main spine of the Innovation district plan that terminates into our
site. Having our site contiguous to this density enables South Pickett Street to connect to
Edsall Road.

If the property is left, it would be an isolated industrial use with residential around it.

The nomination seeks to take advantage of the 2 mile proximity to the metro and
transform the nomination property into a mixed-use community with multi-family residential,
attached townhouses, select retail with outdoor community spaces, pedestrian & bike
connections, along with accessible parks and open spaces.

The nomination proposes:

¢ Mixed Use residential of approximately 30-40 DU/AC.
» Selective retail approximately 80,000 sf
e Maximum FAR of 2.0



The nomination serves to advance a number of the County’s goals and objective in the
adopted Policy Plan. Specifically the nomination supports Land Use Objective 2 which reads:
Fairfax County should seek to establish areas of community focus which contains a mixture of
compatible land uses providing for housing, commercial, institutional/public services, and
recreation and leisure activities. It also supports Land Use Objective 4 which reads: The county
should encourage a diverse housing stock with a mixture of types to enhance opportunities for
county residents to live in proximity to their workplace and/or in proximity to mass transit.

The re-planning of the nomination property provides an opportunity to invigorate the area
into a cohesive development with the neighboring jurisdiction of the City of Alexandria. The
nomination offers a new perspective on how an industrial use can evolve to become a well-
rounded development that offers multiple benefits to the greater community. It is important
that this nomination be brought forward now to implement the county’s goals providing a
mixture of types of housing and density in proximity to mass transit.
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L3 BREN MAR PARK COMMUNITY PLANNING SECTOR

CHARACTER

The Bren Mar Park Community Planning Sector is located adjacent to the Edsall Road/Van
Dorn Street area in the City of Alexandria and is generally bounded by Interstate 395 (1-395), the
City of Alexandria and the Norfolk Southern Railway/Virginia Railway Express right-of-way.
The Bren Mar Park Community Planning Sector contains a portion of the Beltway South
Industrial Area. Recommendations for the Beltway South Industrial Area can be found in the
Area 1 volume of the Comprehensive Plan, Annandale Planning District, Beltway South
Industrial Area.

The planning sector contains residential, commercial and industrial uses. The Bren Mar
Park subdivision, a stable single-family detached neighborhood, constitutes the central
residential area. Higher density residential uses include townhouses such as Jefferson Green,
Landmark Mews and The Ridges at Edsall; garden apartments such as Edsall Station, Edsall
Garden Apartments, and Bren Mar Apartments; and midrise condominium buildings, such as
Valley Park and Sullivan Place located around the Bren Mar Park neighborhood and on outlying
tracts, particularly along Edsall Road and Bren Mar Drive.

Nonresidential uses, including retail, office, and industrial uses, are located along Edsall
Road and in the Beltway South Industrial Area. The retail shopping component includes a small
shopping center on Edsall Road and adjacent parcels and several uses in the Beltway South
Industrial Area. Industrial uses are found primarily in the Beltway South Industrial Area. These
uses include warehousing/distribution, light manufacturing and several satellite/communication
facilities. An industrially planned and developed warehousing facility that also includes office
uses is located at the eastern end of Edsall Road, adjacent to the Alexandria City line.

Indian Run and Turkeycock Run Stream Valleys traverse the entire length of the planning
sector. The Backlick Run floodplain is broad along the southern edge of the planning sector.
The large tract in the northern portion of the planning sector has a high potential for both historic
and prehistoric archaeological resources. Preliminary archaeological investigations in adjoining
planning sectors indicate the possibility of the presence of undisturbed, significant prehistoric
archaeological resources. The slopes and adjacent floodplains of Backlick Run also have
potential for such resources.

CONCEPT FOR FUTURE DEVELOPMENT

The Concept for Future Development designates the areas of the Bren Mar Park Planning
Sector as predominately Suburban Neighborhoods. Portions of this planning sector are also
planned and developed as Industrial Areas. The Suburban Neighborhoods are stable. The
Industrial Areas are primarily developed with light manufacturing, assembly and
warechousing/distribution activities but also contain office and retail uses which provide support
services.
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RECOMMENDATIONS

Land Use

The Bren Mar Park sector contains stable residential neighborhoods. Infill development

within this sector needs to be of a compatible use, type and intensity in accordance with the
guidance in the Policy Plan under Land Use Objectives 8 and 14,

Where substantial consolidation is specified, the resulting projects need to function in a

well-designed, efficient manner and provide for the development of unconsolidated parcels in
conformance with the Area Plan.

Figure 15 indicates the geographic location of the following land use recommendations for

this sector.

.

The southwestern part of Bren Mar Park is developed as the Shell Oil Park and is planned
primarily for industrial uses which minimize transportation impacts on Edsall Road. The
Shell Oil Park comprises Land Unit E of the Beltway South Industrial Area (Figure 16).
Guidance for Land Unit E is located in the Beltway South Industrial Area, Annandale
Planning District, Area I volume of the Comprehensive Plan.

Commercial development near 1-395 needs to be limited to the existing commercially-
zoned parcels that are located along Edsall Road between Bren Mar Drive and Indian Run
Parkway. The portion that is near the intersection of Bren Mar Drive and Edsall Road,
Parcels 81-1((1))A and 7H1, is a part of the Beltway South Industrial Area and is identified
as Land Unit F. Guidance for Land Unit F is located in the Beltway South Industrial Area,
Annandale Planning District, Area I volume of the Comprehensive Plan.

The vacant tract south of the Bren Mar Park Subdivision, between Indian Run and the
industrially-zoned tract to the west, Parcel 81-1((1))9C, is zoned for industrial use. An
approximately ten acre portion of the tract is in floodplain, which may present significant
environmental constraints to development. This portion of the tract is planned to be left in
a natural state. Active recreational uses would be suitable on the remaining acreage.

The tract of land north of Edsall Road, west of the City of Alexandria and south of 1-395, is
planned for and developed with residential development at 3 to 4 dwelling units per acre.
Conditions for redevelopment included:

. Parcels remain substantially consolidated;

. The project is well designed, has a mix of housing types that is sensitive to the
environmental constraints of the site is provided;

. Preserve heritage resources;

. Maximize environmental protection of slopes and floodplains; minimize the visual
impact on the Bren Mar Park and Landmark Mews communities; and
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L3-Bren Mar Park Community Planning Sector (A
Land Use Recommendations S v it i 1600 FEET
General Locator Map o Tt S i

FIGURE 15
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. Dedicate approximately 70 acres of undisturbed land along Turkeycock Run, and
other areas adjacent to the residential development, to the Fairfax County Park
Authority to develop a community park with passive and active recreation facilities.
That portion of Parcel 81-1((16))B4D adjacent to Bren Mar Park is to be included in
the dedication.

5. The tract along the south side of Edsall Road, immediately west of the Alexandria City
line, is planned for and developed with residential use at 5-8 duw/ac at the Option level.
Conditions for redevelopment included:

. Full consolidation of Parcels 81-2((2))4, 5, and 6;
. Provision of appropriate screening/buffering to adjacent nonresidential uses; and
. Height of structures not to exceed 45 feet.

6. The 34-acre Plaza 500 tract on Edsall Road is planned for and developed with light
industrial and warehousing uses up to .50 FAR.

Transportation

Transportation recommendations for this sector are shown on Figure 17. In some
instances, site-specific transportation recommendations are included in the land use
recommendations section. The figures show access orientation, circulation plans, interchange
impact areas and generalized locations of proposed transit facilities. The recommendations
contained in the Area Plan text and maps, the Policy Plan and Transportation Plan map, policies
and requirements in the Public Facilities Manual, the Zoning Ordinance and other standards will
be utilized in the evaluation of development proposals.

Heritage Resources

Any development or ground disturbance in this sector, both on private and public land,
should be preceded by heritage resource studies, and alternatives should be explored for the
avoidance, preservation or recovery of significant heritage resources that are found. In those
arcas where significant heritage resources have been recorded, an effort should be made to
preserve them. If preservation is not feasible, then, in accordance with countywide objectives
and policies as cited in the Heritage Resources section of the Policy Plan, the threatened resource
should be thoroughly recorded and in the case of archaeological resources, the artifacts
recovered.

Parks and Recreation

Park and recreation recommendations for this sector are contained in the district-wide and
land use recommendations sections in addition to those listed below. Prior to developing
parkland, the Fairfax County Park Authority manages long range planning efforts and initiates a
master planning process to determine countywide needs and the appropriate uses, facilities and
design for a specific park. These processes involve extensive citizen review and participation
and provide additional guidance for park development and resource protection.

Specific park recommendations for the L3-Bren Mar Park Community Planning Sector are

provided below:
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. Construct a planned neighborhood-scale off-leash dog area at Bren Mar Park,
identified in the approved Bren Mar Park master plan.

. Ensure protection of Turkeycock Run and Indian Run Environmental Quality
Corridors and public access to stream valley parks through acquisition and/or
dedication of privately owned land in accordance with Fairfax County Park Authority
stream valley policy.

Trails and Bicycle Facilities

Trails planned for this sector are delineated on the 17:4,000" Countywide Trails Plan Map
which is referenced as Figure 2 in the Transportation element of the Policy Plan and is available
from the Department of Transportation. Trails in this sector are an integral part of the overall
county system. While some of the segments have already been constructed, the Countywide
Trails Plan Map portrays the ultimate system for the sector and the county at large. In addition,
the map specifies a classification for each segment, which represents the desired ultimate
function and surface type of the trail. Trails on parkland not shown on the Countywide Trails
Plan Map may supplement the planned trail system and should be coordinated to enhance trail
connectivity. Specific construction requirements are detailed in the Public Facilities Manual.

Bicycle Facilities for this sector are delineated on the 17:4000° Countywide Bicycle
Network Map which is referenced as Figure 3 in the Transportation element of the Policy Plan
and is available from the Department of Transportation.
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